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Project Overview
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PROJECT ADDRESS
o 1759-1769 WASHINGTON STREET, BOSTON

e

PROJECT DESCRIPTION

e THE PROJECT WILL RETAIN AND RESTORE THE
FACADE OF THE EXISTING BUILDING, RECREATING
AND/OR REFURBISHING THE ORIGINAL HISTORIC
DESIGN ELEMENTS. BEHIND THE FACADE WILL
BE ANEW (13) STORY MULTIFAMILY RESIDENTIAL
BUILDING, CONSISTING OF (70) CONDO UNITS,
GYM AND AMENITY SPACES, AND A GROUND
FLOOR RETAIL SPACE

ZONING DISTRICT

e ROXBURY NEIGHBORHOOD

e MULTIFAMILY RESIDENTIAL/LOCALSERVICES, ROW
HOUSE RESIDENTIAL

LOT SIZE
e 8,012 SF

DIMENSIONAL INFO

e GROSS FA: 76,695
* FAR: 9.56
o HEIGHT: 169'-6"
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Approvals + Milestones

LETTER OF INTENT (LOI)

PROJECT NOTIFICATION FORM (PNF) + PNF
COMMENT PERIOD OPEN

PUBLIC MEETING

IMPACT ADVISORY GROUP (IAG)

IMPACT ADVISORY GROUP (IAG)

PNF COMMENT PERIOD END

PUBLIC COMMENTS

IMPACT ADVISORY GROUP (IAG)

BCDC APPROVAL

PUBLIC MEETING

EMBARC

BPDA BOARD APPROVED

PUBLIC COMMENTS

LANDMARKS APPROVAL

SCOPING DETERMINATION WAIVING
FURTHER REVIEW

PROJECT NOTIFICATION FORM (PNF) +
PNF COMMENT PERIOD OPEN

PUBLIC HEARING

BPDA APPROVAL

VARIOUS MEETINGS WITH ABUTTERS +
NEIGHBORHOOD GROUPS

COMMUNITY MEETING

ZBA APPROVED
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Approvals + Milestones

EXCERPT FROM PAGE 4, DECISION OF THE BOARD ON THE APPEAL OF 1759-1763 WASHINGTON STREET

#
I“.J; -;
Lo
DECISION OF THE BOARD OM THE APPEAL OF
1759 -1763 Washington 31, Ward: 09
BOA 1287036
Date of Hearing: July 12, 2022
Permut: # ALT1Z71435
Page: # 4
I ight | I || under Article 50-29; |r1_- z|1.~.!_.1 nt s I| |'~,| | ¢ under Article 50-29; (T)
sulfic nt yard u J \ll :LH:-in:,: enl side I J Article 50-29; 2 I 9)
insuffic ard under Article
'E':'l-.'n_| zsted moning reli I cssary in connectiorn v-'iIIh;nml‘.'. of the projec
ed b | :‘-I)‘\ ‘-.L HIII III findings and vote of th II-IJ?I B |
”IIL‘L"\.IIh er the Notic I P'ri l(] d 0 pre ll | st c fag .J ] i Tse
15 I gt hJ wsls there r W, l e pr | I new streciure is necessa l : [ I 1h|
|‘.'I'1-‘JL‘L'I- Im-u.'l:.1 of 70 units of ne |1 sing '||l. ding 10 IDP units is |l i h l|
broader planning | ol the cily Lo create much needed |I|H::~II.E. inchu I rila I'tl
For these reasons, the requested relief may be granted in harmony with the general purpose and
intent of the Code and will not be injurious to the neighborhood or :llI'_;nl.'iF.: d:l:'_rn:nlnl 0 the
public welfare
Al the heari |';:pn.'-1n.'|1| ives of the Mayor's Office of Neighborhood Se |'\iuus_H|u:c
Representative Jon Santia ( ity Co | Tar wles Ander Cuty Councilor Frank
Ehhr.ﬂ(.ll:. 1I|'\| Illl’Ihll(d ||11t];|l[ as some
( | | v voiced at the b ng and | l.um.: lent | r'u ition |I |I1 |1
]"T' ort from the u11|ll1. I' ]1]1 orts Il AT I lII]'IL:”'l eque Iiu:l'
\.nII hu '1I|"'ZtL‘I on the surrounding area ~|||.| is in harmony 1.'.5'.|1 |||u __'._Illl'r.ll purpose
and intent ¢ ilh .; I;
Additionally, ll e several \ip:: of 8 ]1] rt for the p HeCt I eighbors and direct
\|lI'I|.I on file th ]iid| Itllr ved by the Il d| II g loc I
ne Ihh II' 2, Washington Gate 1 in 5 rLtl'-l er|utrI\- ghborhood
A , Bla L ] nklin '\ ighbol I J , United Neighbo f Lower
|<u.\".1l.|r}. '.|]L' South I I] I( | i P ‘\ rhi | Association.
I'he Board of Appeal finds that all of the following conditions are met
That there are special circumstances or ..|:|'L|'.1in:'|-. fully described in the findings
applying to the land or structu | ich the variance is sought (such as, but not
limited to, :Iu: ;:w-:pl'mn;ll NArrow I allowness or shape of the lot, or
exceplional topographical c -"ul_:li-'-m' |I|L|'" of)y, which circumstances or conditions

EMBARC

“AT THE HEARING, REPRESENTATIVE'S OF THE MAYOR'S OFFICE OF
NEIGHBORHOOD SERVICES, STATE REPRESENTATIVE JON SANTIAGO, CITY
COUNCILOR TANIA FERNANDES ANDERSON, CITY COUNCILOR FRANK BAKER
AND CITY COUNCILOR MICHAEL FLAHERTY STOOD IN SUPPORT OF THE
PROJECT. THERE WAS SOME OPPOSITION VOICED AT THE HEARING AND THERE
ARE SOME LETTERS OF OPPOSITION ON FILE WITH THE BOARD. THIS SUPPORT
FROM THE COMMUNITY FURTHER SUPPORTS THE BOARD'’S FINDING THAT THE
REQUESTED RELIEF WILL HAVE NO NEGATIVE IMPACT ON THE SURROUNDING
AREA AND IS IN HARMONY WITH THE GENERAL PURPOSE AND INTENT OF THE
CODE.

ADDITIONALLY, THERE ARE SEVERAL SIGNATURES OF SUPPORT FOR THE
PROJECT FROM NEIGHBORS AND DIRECT ABUTTERS ON FILE WITH THE

BOARD (OVER 130 LETTERS WERE RECEIVED BY THE BOARD), INCLUDING
LOCAL NEIGHBORHOOD BUSINESSES, WASHINGTON GATEWAY MAIN STREET,
WORCESTER SQUARE NEIGHBORHOOD ASSOCIATION, BLACKSTONE FRANKLIN
NEIGHBORHOOD ASSOCIATION, UNITED NEIGHBORS OF LOWER ROXBURY, THE
SOUTH END FORUM AND CLAREMONT PARK NEIGHBORHOOD ASSOCIATION.”
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Community Support

AS OF OCTOBER 27,2022

KEY

' SITE
IN SUPPORT
OF PROJECT

OPPOSED TO
PROJECT

SOUTH END
= = LANDMARK

DISTRICT

BOUNDARY

OVERALL SUPPORT + OPPOSITION MAP
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BOSTON CIVIC DESIGN COMMISSION & SOUTH END LANDMARKS DISTRICT COMMISSION

PREVIOUSLY DESIGNED + PRESENTED BY CBT

* MATERIALITY STUDY

el
ﬂjl,l/ . ._J 3 wl_

Y

2019.08.12 SELDC SUBMISSION

* MASSING STUDY (SETBACK & HEIGHT)

2019.01.22 SELDC & BCDC 2019.02.12 SELDC & BCDC 2019.02.26 SELDC 2019.08.12 SELDC SUBMISSION

2018.12.04 SELDC & BCDC

8
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BOSTON CIVIC DESIGN COMMISSION & SOUTH END LANDMARKS DISTRICT COMMISSION
PREVIOUSLY DESIGNED + PRESENTED BY CBT

« WEST FACADE STUDY

r""

2018.01.22 SELDC & BCDC 2019.02.12 SELDC & BCDC 2019.02.26 SELDC 2019.03.05 BCDC 2019.08.12 SELDC SUBMISSION

LOWER MASSING AND ENTRANCE STUDY

2018.12.04 SELDC & BCDC 2019.01.22 SELDC & BCDC 2019.02.26 SELDC 2019.08.12 SELDC SUBMISSION
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Building Design

OVERALL
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RENDERING BY CBT
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—AEXANDRA

EXTERIOR RENDERING BY CBT
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EXTERIOR RENDERING BY CBT
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Building Design

ENTRANCE | PREVIOUSLY DESIGNED + PRESENTED BY CBT

1. UPDATED TO SMOOTHER EDGE TRANSITION

2. ADDED SECONDARY MULLIONS

UPDATED TO DARKER GRANITE BASE

3

5. CHANGED THE PANEL TO SAME SIDE PANEL ABOVE

4. PROVIDED DEPTH AND SAME LANGUAGE AT THE SIDE
FOR CONTINUATION

DOOR

14
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Building Desi
ENTRANCE | PREVIOUSLY DESIGNED + PRESENTED BY CBT
CAST IRON COLUMNS: SECONDARY

-EXTENSION FROM MAIN FACADE SURFACE AREA
-UNIQUE SECTION GEOMETRY

<P CANTED SURFACE AND PROFILES

Beauty St
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UPDATED HOTEL ENTRANCE DESIGN EXISTING ALEXANDRA STOREFRONT EXISTING ALEXANDRA STOREFRONT
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Building Design

ROOF-LINE | PREVIOUSLY DESIGNED + PRESENTED BY CBT

%%,
/
|
|

1'-9%s"

MEMBRANE ROOFING OVER
PROTECTION BOARD AND TAPERED
RIGID INSULATION

1"-5%¢"

METAL PANEL FASCIA &
CORNICEJ

CURTAIN WALL
HORIZONTAL MULLION
WITH FIN caP——| :
- < 4 B B
g’ ] / i \ S A / a

CURTAIN WALL VERTICAL
MULLION WITH CAP
BEYOND

I3

SHADOW_BOX

VISION GLASS—— |

™~
i
o,

i
1
|

LASER-CUT METAL PANEL

& SUPPORT BRACKE[N

SSG JOINT AT
HORIZONTAL CURTAIN
WALL MULLION

VISION GLASS——|

DETAILING STUDY

EMBARC 1759-1769 WASHINGTON ST | THE ALEXANDRA PARTNERS, LLC | SELDC PRESENTATION | DECEMBER6,2022 | 16



Building Design

WEST CORNER FACADE | PREVIOUSLY DESIGNED + PRESENTED BY CBT
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Lighting Design

EMBARC

CAST IRON STAIRLIT FROM
BELOW WITH STRIPLED LIGHT

[ WET LOCATION LED FIXTURE MOUNTED
\ BEHIND WROUGHT IRON RAILING FOR
! UPLIGHTING

+ MFR LUMINI

, PRODUCT: KENDO M WET LOCATION

| ATTOPOF

' TYMPANUM

' MFR BKLIGHTING

; PRODUCT:MINI MICRO
! FLOOD LIGHT

' *CUSTOM PAINTED TO

L — MATCH BUILDING

UPLIGHT AT TYMPANUM
MFR LUMENPULSE

PRODUCT: LUMENFACADE
*CUSTOM PAINTED TO MATCH BUILDING

UPLIGHT AT UPPER CORNICE

MFR LUMENPULSE

PRODUCT: LUMENFACADE

*CUSTOM PAINTED TO MATCH BUILDING

UPLIGHT AT BUILDING FACADE
MFR ECOSENSE

1 PRODUCT: RISE F170
,,,,,,,,,,,,,,,,,,,,, : *CUSTOM PAINTED TO MATCH
| MFR HEWILLIAMS BUILDING

| PRODUCT: 75 LED

FIXTURES

1759-1769 WASHINGTON ST | THE ALEXANDRA PARTNERS, LLC
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Lighting Design

l
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} WET LOCATION LED FIXTURE MOUNTED
, BEHIND WROUGHT IRON RAILING FOR
. UPLIGHTING

* MFR LUMINI

| PRODUCT: KENDO M WET LOCATION

faien

UPLIGHT AT UPPER CORNICE

MFR: LUMENPULSE

PRODUCT: LUMENFACADE

*CUSTOM PAINTED TO MATCH BUILDING

DOWNLIGHT AT ENTRY
MFR MPLIGHTING
PRODUCT: L03 S8

,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,

CAST IRON STAIRLIT FROM UPLIGHT AT BUILDING
BELOWWITH STRIPLED LIGHT FACADE

FIXTURES [---====----~ ‘ MFR ECOSENSE
‘ S PRODUCT: RISEF170
*CUSTOM PAINTED TO
MATCH BUILDING
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Lighting Design
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RESIDENTIAL
2

RESIDENTIAL

RETAIL

RESIDENTIAL
2

BIKE
STORAGE

- | (

RETAIL

_A-ExLevel 2

EXISTING STEPS TO BE
REMOVED + FLOOR TO
BE LOWERED TO CREATE
FLUSH ENTRY AT RETAIL

RESIDENTIAL
2

RESIDENTIAL

RETAIL

BIKE

STORAGE

RESIDENTIAL
2

1l |
J

VA\

N

:IL/A\

C1_

ALL EXISTING
CAST IRON
ELEMENTS.

IRE=1
[T=

=

®

INSTALL NEW STAIRS WITH PRISM:
LIGHTS IN TREADS AND RISERS. USE
81R GLASS BULLET PANELS
MANUFACTURED BY CIRCLE
REDMONT INC. FIELD MEASURE FOR
EXACT DIMENSIONS.

RESTORED STORE FRONTS

1/4" = 10"

EMBARC

==

R

WE
R

TE A

@>
=1\
H"x\\ M

IR ==

|
L]
S B — \
] [
L‘, — ‘
5 —~IA

\INSTALL NEW

WINDOWS IN STORE
FRONT. NEW
WINDOWS TO MATCH
ORIGINAL MUNTIN

LOCATION. TYPICAL.

INSTALL NEW CAST IRON
/—SILLS IN STORE FRONT.
CAST IRON SILL TO MATCH

W[[\:z n

ORIGINAL LOCATION
TYPICAL.

INSTALL NEW FIXED
TWO LEAF WOOD
DOOR WITH GLAZED
TOP PANEL OVER
TWO FLAT FRAME
PANELS.

SEE ARCHITECTURAL
DRAWINGS FOR
DOOR DETAILS.

>

CAST IRON RESTORATION:
|| SANDBLAST, REPAIR AND REPAINT

LEGEND

REPLICATE MISSING CAST IRON
| ELEMENT

INSTALL NEW FIXED:
TWO LEAF WOOD
DOOR WITH GLAZED
TOP PANEL OVER TWO
FLAT FRAME PANELS.

1759-1769 WASHINGTON ST

INSTALL NEW WOOD

BASEMENT WINDOWS
WITH BACK PAINTED
GLASS. TYPICAL.

INSTALL NEW STAIRS WITH PRISM LIGHTS IN TREADS AND RISERS. USE 81R
GLASS BULLET PANELS MANUFACTURED BY CIRCLE REDMONT INC. FIELD
MEASURE FOR EXACT DIMENSIONS.

| THE ALEXANDRA PARTNERS, LLC |

e R e

PHOTO 5: 1899 PHOTO SHOWING STORE FRONT WITH CAST
IRON STAIRS WITH PRISM LIGHTS AND DOUBLE DOORS

SELDC PRESENTATION

DECEMBER 6, 2022

A-Ex Level 2
34'. 9"

NEW HISTORICAL METAL
STAIRS WITH PRISM
LIGHTS IN TREADS AND
RISERS; TYPICAL
FLANKING RETAIL ENTRY

_LEVEL1
0-0"

Basement,
11-3"

] BASEMENT
=V

w "

=

PHOTO 2: EAST ELEVATION, RESTORE
" CAST IRON STAIRS WITH PRISM LIGHTS

| 22



xisting Conditions + Building Restoration

TOP OF NORTH ELEVATION

WEST ELEVATION FROM WASHINGTON STREET

t‘ -
DETAIL OF STONE AT WASHINGTON STREET GABLE DETAILO|

F STONE ABOVE ORIGINAL HOTEL ENTRANCE LIMESTONE DAMAGE AT WASHINGTON STREET ENTRANCE
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Existing Conditions + B

T

DOOOOLX

T

Beauty Su
@

&

CRACK IN CAST IRON STOREFRONT ORIGINALCAST IRON BALCONY RAIL CAST IRON AND PRISM GLASS STAIR DETAIL

uilding Restoration

CAST IRON AND PRISM GLASS STAIR MASS AVE

SHEET METAL BAY MASS AVE

ik

EMBARE 1759-1769 WASHINGTON ST | THE ALEXANDRA PARTNERS, LLC

CAST IRON RAIL AT SHEET METAL BAY
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Existing Conditions + Building Restoration

CAST IRON COLUMN CAPITAL SUPPLEMENTAL BRACING AT EXTERIOR WALL EXTERIOR AND INTERIOR WINDOWS

N

N

¥

ORIGINAL DOOR MARBLE ENTRY STAIRS STONE TILE AT LEVEL 2 VIEW OF INTERIOR CORRIDOR FIREPLACE
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Existing Conditions + Building Restoration

RESTORATION SCOPE

e CLEAN STONE 100%

e REPOINT STONE 100%

e STONE DUTCHMAN REPAIRS

e RECONSTRUCT LOST PEDIMENT DETAILS
e REPLICATE ROOF CRESTING

e RESTORE CAST IRON STOREFRONTS

e RESTORE AND REPLICATE CAST IRON BALCONY
RAIL

e REPLICATE MASS AVE SHEET METAL WINDOW
BAYS

* REINSTATE PRISM LIGHT STAIRS AT WASHINGTON
ST AND MASS AVE ENTRANCES

e REINSTATE WINDOW FENESTRATION PATTERN
e REPLICATE HISTORIC DOOR DESIGN

2

LS o%k ¢ <} ¢¢{>4 ﬁ} o%}4 o%% S ﬁ} 4
| . 185 51 § 4.4
el T R T T
. ¥ o
— n1 (VL ARONE RO KN
[
1 ! \ | !
DETAIL OF TYPICAL NEW ROOF CRESTING AND FINIAL
Y10
DETAIL OF BALCONY CAST IRON RAIL TO BE REPLICATED
172" = 10"

LI

)
|

(j

@ DETAIL OF HISTORIC CAST IRON RAIL TO BE REPLICATED
112" = 10"

U WM )

Dxxx
Exxx

1/

—
|

INSTALL NEW STAIRS WITH PRISM:
LIGHTS IN TREADS AND RISERS. USE
81R GLASS BULLET PANELS

D

2IpF

EI05
JopsS=
55581
MANOX

223515

3
-]
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THANK
YOU!
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APPENDIX
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® o ®
Building Design
ADDITION FACADE | PREVIOUSLY DESIGNED + PRESENTED BY CBT

* Building Materials

Metal panel
(Gray tone)

Vision glass

Metal panel & caps
(Dark brown tone)

Spandrel glass

* Material samples photo

|

Vision glass Spandrel glass Metal
(Dark brown)

Metal panel (gray) Granite
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Building Design

ADDITION FACADE | PREVIOUSLY DESIGNED + PRESENTED BY CBT

EMBARC

I
WALL LOCATION

VISION | VISION
GLASS GLASS

OPERABLE
WINDOW

I
WALL LOCATION

TYPICAL TOWER FACADE

1759-1769 WASHINGTON ST

SAMPLE EXTRUSION PROFILES

VERTICAL
.
e

THE ALEXANDRA PARTNERS, LLC

S/8” -

221EY8

7.5"

— | 831294 |

SELDC PRESENTATION

HORIZONTAL

o1a

815-602

e
5"

W1 T

o1a
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ADDITION FACADE | PREVIOUSLY DESIGNED + PRESENTED BY CBT
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EXTERIOR RENDERING BY CBT

32

DECEMBER 6, 2022

SELDC PRESENTATION |

THE ALEXANDRA PARTNERS, LLC |

1759-1769 WASHINGTON ST

EMBARC



